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RESIDENTIAL CONSTRUCTION COSTS 1913-1938 


LUCTUATIONS in construction costs are of considerable interest as they 
Fass both the volume of building which can be done and the values of 

all buildings now standing. In order to avoid a purely theoretical 
index of building costs, a residence now standing in Saint Louis was se- 
lected as a basis for a construction cost study. This building with floor 
plans is shown on the opposite page. All of the actual bills were secured, 
and all materials and labor which went into this building have been care- 
fully analyzed and tabulated. Each contractor and material dealer has been 
interviewed in an effort to make the figures as accurate as possible. The 
cost and description of each item was reduced to a basis which would make 
comparison with past years possible. 


The general specifications of the residence we have used are 
given below: FO'NNDATION - stone; WALLS - variegated matt brick, backed 
with 5 x 8 x 12 tile; ROOF - composition strip shingles; SHEET METAL WORKK 
and FLASHING - 16 oz. copper; SASH - vood; DOORS - exterior, 1-3/4" fir - 
interior, 1-3/4" 8-panel maple; SCREENS - copper; JOISTS - lst floor, 2 x 
10 - 16" on center - 2nd floor, 2 x 10; ROO¥ RAFTERS - 2 x 6 - 18" on cen- 
ter; STUDDING - 2 x 4; INTERIOk TRIM - yellow pine,ivory enamel; PLASTER - 
3 coats on wood lath; FLOOHKS - basement, cement - bath, flint tile - kit- 
chen, oak - others first grade 25/32" oak; INTERIOR WALLS - bath, ceramic 
tile - kitchen, plastered and painted - bedrooms, white finish plaster - 
livingroom,diningroom and hall,tinted sponged texture; PLUMBING FIXTURES - 
tub, 60" full roll, with apron and shower - lavatory, pedestal - toilet, 
high grade vitreous - sink, 60" double drain board, wide apron; ELECTRIC 
FIXTURES - appropriate to the building; HEATING PLANT,first grade warm air 
furnace; WATER HEATER - gas copper coil;BUILI-IN FEATURES - cedar closet - 
ironing board - cupboards in the kitchen,etc; WALKS - cement; REAR DRIVE - 
macadam; SODDING - entire yard; PLANTING - several trees and appropriate 
shrubs; GARAGE - in basement; GARAGE DOOKS - double swinging. 


The following problems were encountered. 


I. Over a period of time, certain changes must be made in speci- 
fications, because of changes in material available and general building 
practices. In this house, in 1900 it was necessary to figure combination 
fixtures for gas and electric lights, the cost of gas piping, ordinary 
floors throughout, slate roof, no garage in the basement, stock brick on 


the front of the house only,salmon backing brick in place of backing tile. 


The bathroom now presents a totally different appearance than it would in 
1900. 


A change in the electrical code has made it necessary to substitute 
conduit and BX for an ordinary knob and tube job. All of these changes 
have had their effect on prices, both of material and labor. 


It. As in most cities of the United States, 


m ; rs residences of this 
type are built "open shop",it was felt that labor costs should be computed 


on what is actually being paid, rather than on some "scale" which, in per- 
iods of depression at least, has only a theoretical importance. This com- 
plicated the problem tremendously, as the "scale" is a matter of record, 





(continued on page 979) 
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LIFE INSURANCE COMPANIES AS MORTGAGEES 





PERCENTAGE OF PHYSICAL ASSETS 
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LIFE INSURANCE COMPANIES AS MORTGAGEES 
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Amount* Assets 
$160,546 5.9 
136,780 4.4 
153,536 4.5 
154,297 3.8 
154,762 3.5 
168,191 3.5 
157,979 3.1 
153,346 2.7 
153,255 2.7 
152,582 2.4 
167,996 2.2 
182,670 2.2 
204,120 2.1 
223,452 2.1 
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298,506 2.2 
31,575 2.3 
400,914 2.2 
451,949 2.6 
598,702 3.1 
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2,095,042 8.1 
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$ 4,278,567 
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VARIATIONS IN CONSTRUCTION COSTS OF AN IDENTICAL 


SIX ROOM BRICK RESIDENCE 


HE chart on pages 974-975 shows 
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(continued from page 970) 
while non-union rates are not. Tradesmen, contractors and labor agents 
were consulted in an effort to ascertain divergence from "scale wages"at 


different periods. The rates used for each year, we believe, come very 
close to those actually paid. Consideration was also given to the varia- 
tion in efficiency of labor at different times. During the height of the 


boom, efficiency per man decreased considerably. 


III. This house, -like many of its kind built one at a time, was 
Supervised by the carpenter-builder who also did a large part of the car- 


penter work himself. For this reason, "general supervision" is included 
with carpenter work under "Labor", in place of under "Overhead" where it 
more properly belongs. Certain savings could be made if a "row" could be 


built at one time, but we believe that the savings made would probably in- 
crease the profit item rather than the selling price of the house. 


IV. The question of profit has been attacked by trying to deter- 
mine actual profits from contractors on various residences. This has been 
difficult, as comparatively few have had records so complete that reliable 
results could be obtained. The figures we have used represent our opinions 
after numerous interviews. 


V. The figures shown on the table on page 978, and the chart on 
pages 974-975, do not include the cost of the lot nor the sale commission 
which in speculative building is a part of the actual cost. 


—=—- 0 ————— 
STUDY OF THE ECONOMIC RANKING OF COUNTIES 


HE map study on pages 976 and 977 shows all counties ranked on the ba- 
[es of six factors which can be definitely measured. These factors and 
the weighting which has been given to each in arriving at the final 
ranking are as follows: 1. The increase or decrease in population from 
1920 to 1930 - Weighting 30. (In Manhattan this badly warped our index as 
Manhattan has been losing population at a rather rapid rate due to the 
fact that business has been crowding out residential use.) 2. Each county 
as been classified on the basis of farm values per acre in dollars in 
1935 - Weighting 10. 3. Each county was ranked on the basis of the number 
of income tax returns per thousand population - Weighting 20. 4, Each 
county was ranked on the basis of unemployment per thousand population in 
1937 - Weighting 10. 5. Each county was ranked on the change in farm 
values from 1930 to 1935. As we consider the trend in values more impor- 
tant than actual values, this was given a weighting of 20. 6. As an index 
of culture and high standards of living, each county was ranked on the ba- 
gis of school attendence of persons 18, 19 and 20 years old--the college 
ages. This factor was given a weighting of 10. 


No mechanical systems can be found for infallibly picking the 
good and bad spots in the United States from the standpoint of real estate 
and real estate loans. Clearly this index is incorrect in certain counties 
such as, for instance, Akron, avi the present time. We believe, however, 
that it does furnish a tool which can be used with discretion. Next month 
we are publishing the detailed figures on which this map is based. 
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THE REAL ESTATE ANALYST INDEX OF RESIDENTIAL RENTS 


charted by months on the page opposite. This is the 
revised index of residential rents which appeared 
in the Real Estate Analyst for the first time in the 
February issue. All rents are expressed in dollars per 
month per room. This makes possible a comparison of 


T= table below shows the residential rent figures 





rent levels between different cities, and in the same 
city between heated and unheated units. The twenty-six 
cities selected are typical cities scattered from coast 
to coast. The method of computing this index is de- 
scribed on page 889 in the February, 1938, Real Estate 
Analyst. 








/ 1937 \ ia i938 a 


Mar. Apr. May June July Aug. Sept. Oct. Nov. Dec. Jan. Feb. Mar. Apr. May 


National Index $7.46 $7.55 $7.67 $7.80 $7.90 $8.04 $8.12 $8.23 $8.33 $8.36 $8.36 $8.35 $8.35 $8.37 $8.42 $8.47 


A 
© 


Nn 
S) 
q 

N 
J 








Atlanta 6396 7.02 .0 20 7.31 -43 7.52 7.56 7.58 7.60 7.56 7.53 7.53 7.53 7.63 
Baltimore 5.93 03 20 37 48 6.60 Tt ‘fe02 7.28 7.05. 7.20 6.96 6.90 6.77 6.97 6.98 
Birmingham 5.29 Sst? 5.54 2 (3 81 88 5.93 6.02 6.07 6.08 6.08 6.14 6.09 6.09 6.11 
Boston are Ss cae feoo T.8l 7.52 Ta57 7,63 Te6? Te7O TOS 7565. 7591 7593 7.65 8.03 8.18 
Chicago 9.58 9.83 9.97 10.10 10.15 10.20 10.26 10.30 10.32 10.35 10.30 10.43 10.69 10.67 10.69 10.67 

# Cincinnati 9.09 9.30 9.48 9 9.82 9.92 10.03 10.18 10.34 10.51 10.42 10.34 10.29 10.27 10.33 10.28 

O cieveland 5.79 91 9.08 9.2 9. 37 5e 9 9.80 9.94 10.01 9.92 9.74 9.72 9.86 9.97 9.97 

= columbus 6.57 72 6.89 07 24 7.40 7 T.13 7.98 8.03 7.98 7:65 7.71. 7.70 7569 764 

_J Denver 0.09 ».52 I7 is Tse Tsse Yu took Teo Taro Tato “Toe “Tare Fark. Tse Tato 

a Detroit 8.90 9.02 9.20 9.42 9 7% ‘9.91 20,02 10/25. 10.12 20.01 9.65 9.75 9.72 9.61 9.58 

= Houston Ske 8.47 6.20 8.2 8.42 8.52 59 8.69 8.86 9.04 8.98 8.96 9.03 9.06 9.0 9.11 

a Kansas City SG eho Sado 528 5.51 37 5.35 5.40 5.48 5.60 5.63 5.60 5.62 5.61 5.63 5.80 

> Los Angeles 10.02 10.29 10.30 10.3 40 10.47 10.58 10.70 10.81 10.88 10.86 10.89 10.87 10.87 10.94 11.00 

—) Milwaukee 8.35 8.42 8.52 8.59 8 9.03 9.15 9.22 9.26 9.27 9.25 9.26 9.31 9.41 9.50 9.42 

s Minneapolis 6.56 6.68 6.82 6.9 (.09 7.23 7.32 7.37 7.40 7.59 7.46 7.41 7.457 7.64 7.70 7.86 

< New Orleans 5.90 5.93 6.02 6.13 aoe 43. 6.63: 6:82 6.98 7.235 7.07 7.04 6.96. 6.92 7.04 7.57 

WJ New York 12.30 12.45 12.65 12 12.82 12.93 12.99 12.98 13.00 12.99 12.92 13.01 13.02 13.05 12.97 12.87 

_) Omaha 6.30 6.31 6.36 4 6.54 64 6.65 6.62 6.58 6.58 6.50 6.42 6.40 6.36 6.42 6.47 

(@ Philadelphia 6.34 6.42 6.51 "2 5 6.9 7305 Ti23 Tits 7.4%. Te T.42 7.22 7.2% T22 

zZ Pittsburgh 8.07 8.24% 8.41 8.63 5] 8.97 9.04 9.14 9.25 9.29 9.29 9.33 9.45 9.51 9.48 9.36 

” Richmond 22 T.27 7.35 -T.% 7.00 7:95. 8.00 8.35. .5.25 6:2 5.25 6.30 6.535 6.30 &.50 
Saint Louis 6.92 6.98 7.09 20 26 7.36 7.45 53 7.58 7.59 7.60 7.64 7.70 7.73 7.81 7.92 
Salt Lake City 6.08 6.15 6.21 6.30 37 46 6.57 6.70 6.82 6.92 6.92 6.91 6.92 6.99 7.09 7.28 
San Francisco 8.35 8.48 8.60 3 8.96 9.04 9.31 9.41 9.50 9.52 9.55 9.55 9.59 9.71 
Seattle S08 6.07 6.3T 2 42 52 1 .) 6.70 72 6.85 6.94 6.95 6.90 6.99 7.01 
Tulsa heen Ts@>: Tat 46 7 7.70 7.92 G.le G25 8.37 6.40 S.28 8.23 8.27 8.354 8.50 
National Index 10.75 10.80 10.83 10.91 11.00 11.07 11.17 11.28 11.40 11.49 11.58 11.58 11.67 11.63 11.63.11.65 
Atlanta 10.06 10.04 10.04 10.03 10.04 10.09 10.20 10.30 10.37 10.40 10.45 10.52 10.53 10.50 10.53 10.60 
Baltimore 10.54 10.50 10.47 10.43 10.40 10.38 10.41 10.47 10.52 10.52 10.57 10.52 10.51 10.43 10.37 10.38 
Birmingham 8.69 8.68 8.66 8.65 8.69 8.75 85 8.92 9.03 9.14 9.26 9.33 9.35 9.41 9.42 9.55 
Boston 12.53 12.69 12.80 12.98 13.11 13.22 13.35 13.50 13.65 13.91 14.20 14.35 14.52 14.62 14.49 14.53 
Chicago 21.95. 12.02 12:00 12.01 12.04 12.16 12:30 12.38 12:43 12.46 12.60 12.81 12.90. 12.83 12.82 12.71 

” 

fF Cincinnati 2260:°32..80 12.96. 22.113 12.23 12.31 12.45 22.52 12.60 12.67 12768. 12:75 22.82 12.81 10.86 22.85 

Zz Cleveland 11.09 11.19 11.35 11.50 11.70 11.89 12.08 12.25 12.33 12.30 12.42 12.50 12.54 12.62 12.73 12.95 

= Columbus 10.51 10.60 10.69 10.80 10.92 11.08 11.29 11.41 11.46 11.46 11.46 12.45 11.45 11.48 11.44 11.42 
Denver 11.33 12.45 11.50 11.61. 11.70 11.79 11.99 12.25 12.56 12.83. 12.86 12.85 12.90 12.93 12.80 12.75 

= Detroit 36705. 10:97 122.20 22.21 12.358 21 11.63 13.76: 11.85: 12.93. 11.96 22.00 12.98. 11.89: 21.85 12.75 

5 Houston 9.47 9.5 9.71 9. 10.00 10.09 10.21 10.30 10.29 10.27 10.37 10.37 10.48 10.55 10.58 10.50 

- Kansas City 6.90 6.92 6.92 6.91 90 6.88 6.90 6.95 7.03 7.09 7.04 6.98 6.97 6.93 6.91 6.80 

a Los Angeles 12.31 12.42 12.47 12.53 12.62 12.61 13.02 13.24 13.42 13.59 13.71 13.77 13.80 13.70 13.63. 13.50 

< Milwaukee 9.75 9.86 9.98 10.12 10.26 10.35 10.49 10.59 10.65 10.70 10.72 10.77 10.72 10.71 10.62 10.53 

c Minneapolis 9.10 9.19 9.30 9.40 9.53 .60 9.64 9.65 9.68 9.68 9.80 9.84 9.82 9.82 9.75 9.80 

oO New Orleans 8.28 8.34 8.40 8.48 8.54 8.57 8.68 “8.80 8:96 9.15 9.20 9.08 8.88 8.78 8.94 9.00 

i) New York 18.25 18.26 18.29 18.38 3.50 18.59 18.70 18.83 18.95 18.98 19.00 19.00 18.87 18.91 18.87 19.02 

fF Omaha 10.43 10.43 10.37 10.35 10.35 10.34 10.35 10.40 10.48 10.61 10.62 10.52 10.38 10.19 10.27 10.33 

< Philadelphia 13.96 14.05 14.06 14.00 14.00 13.99 14.00 14.10 14.14 14.18 14.22 14.07 14.25 14.22 14.10 14.05 

. Pittsburgh 10.10 10.31 10.51 10.72 10.92 11.14 11.34 11.60 11.76 11.88 11.90 11.98 11.98 11.93 11.93 11.94 
Richmond 10.48 10.46 10.46 10.48 10.53 10.59 10.69 10.75 10.88 10.92 10.90 10.97 10.98 11.00 11.03 11.08 
Saint Louis 9.92 9.97 10.01 10.01 10.00 9.98 10.01 10.08 10.13 10.24 10.35 10.41 10.40 10.48 10.43 1 34 
Salt Lake City 9.42 9.53 9.62 9.73 9.80 9.90 9.98 10.12 10.24 10.35 10.36 10.33 10.38 10.31 10.43 10.50 
San Francisco 11.84 12.01 12.20 12.30 12.39 12.45 12.55 12.68 12.80 12.89 12.96 13.02 13.13 13.03 13.19 13.14 
Seattle 10.42 10.50 10.52 10.60 1 1061.10.60 10.62. 10.61 10.81.10.89- 11.00 22.02: 11.20 11.37 11.36 
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HE chart to the left 





FORECLOSURE RATE shows the monthly 
TT. IN CITIES WITH MORE THAN P 7 a 
450 COPYRIGHT Igge OOD POPULATION 4as0 fluctuations in the 
: REAL See ee TS, OS . 








_ } ' = foreclosure rate in cit- 
—_ yo 6, , 
4 ies having more than 


454. 100,000 population. This 
: chart is corrected for 





aad \ 1.5 seasonal fluctuation and 
= APR ‘36 300 a a 6 eS 1 . F 
600% ~aPR ‘35 40! S75% 4 is based on the compila- 
APR. ‘34 361 J * , 
| APR '33 395 \ j tions made by the HOLC. 


— ¥° The dashed line shows 
: the trend at which fore- 
closures have been drop- 
ping for the past three 
hed : years. The figure for 
\ ; April, which is the last 
figure available, showed 
a slight interruption of 
the downward trend. It is, however, 29 .5% below the level of a year ago, 
.5% below the peak of 1935, and 60.0% below the all-time peak of 1933. 
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office and hotel building bonds. The trend of both office building and 

hotel building bonds has been downward during most of 1937 and the be- 
ginning of 1938. The buildings used are only those on which quotations can 
be secured monthly. The office building list includes the following: Broad- 
way Motors, Bryant Park, Bush Terminal, Carbide and Carbon, Chesebrough, 
Chrysler, Cleveland Terminal,Equitable (N.Y.), Graybar, Grant, Liggett, One 
LaSalle Street, Postum, Textile, Wanamaker (Phila.), Woodbridge. The hotel 
list includes the following: Bowman-Biltmore, Eastern Ambassador Hotel, 
Eppley Hotels, George Washington Hotels, Hotel Lexington, Hotel Sherman, 
Hotel St. George, LaSalle Hotel, Lord Baltimore, National Hotel of Cuba, 
Palace Hotel (San Francisco), Park Central Hotel, Pitts Hotel, Savoy-Plaza, 
Sevilla-Biltmore, Sherry-Netherland, Stevens Hotel, Waldorf-Astoria. 


: | ° chart above shows the average fluctuations in the bid prices of 
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